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Dear New Windsor Town Leadership: 
The students from the University of Maryland, College Park and their Subject Matter Expert 
from BAE Urban Economics, Inc. (BAE), are very pleased to present to you the Fiscal Impact 
Analysis for the intended capital improvement upgrades to New Windsor. We would also like 
to express our thanks to the Town Manager, Mr. Dye, for helping us gather necessary 
information needed to complete the report, and all other members of New Windsor who had 
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New Windsor, Maryland is seeking to install upgrades to town infrastructure; accomplishing this would have 
significant costs. Based on preliminary projections, there is potential for growth over the next 20-30 years, and 
it is important to consider that this growth could bring in new revenue.  
New Windsor has commissioned seniors in the University of Maryland’s Information Science program, through 
the PALS program, to complete a fiscal analysis of growth and revenue.  
Through collaboration between the UMD team, the New Windsor Mayor and Council, the PALS program, and 
the subject matter expert from BAE Urban Economics, the UMD team seeks to provide the town of New 
Windsor with a fiscal impact analysis that will project the expected impact of growth in the town, and if that 







The student team, under the guidance of subject matter expert Bilal Ali, are seeking to provide the town of New 
Windsor, Maryland with a fiscal impact analysis. This report will show how growth might impact New Windsor 
and how growth may be able to offset the costs of the town’s planned infrastructure upgrades.  
The report examines three different growth scenarios based on Baltimore Metropolitan Council (BMC) 
projection data as well as historical data to show how varying levels of growth affect fiscal impact. In addition 
to three growth scenarios the team factored in three priority levels for different infrastructure projects. These  
priority levels were applied to each growth scenario to see the impacts of completing only top-level priority 
projects, completing priority one and two projects, or completing all priority levels affect the town budget. 
METHODOLOGY 
After meeting with our subject matter expert, the team decided to start the project with an existing conditions 
analysis to better understand the town’s various aspects, including demographic data. We acquired 
demographic and housing market data from Esri and Redfin for New Windsor, Carroll County, and the 
Baltimore Metropolitan Council area (in this report, called the Baltimore region). This data allowed us to 
compare the town and the wider community. 
The team continued by using the existing conditions data to create three growth scenarios based on BMC 
projections for the Baltimore region, Carroll County, and New Windsor, as well as New Windsor’s historical 
growth rate. The growth scenarios began from a baseline  of New Windsor’s 2020 population. It’s important to 
note that the three scenarios will only come to fruition if the town makes changes that will encourage growth to 
meet these projected growth scenarios, possible solutions to budget problems and the cost of infrastructure 
upgrades. 
The team then developed the model for the fiscal impact analysis, based on the 2021 Fiscal Year Budget for 
New Windsor. We listed all the costs, noting which ones were variable, and calculated the average cost per 
household. We then added all the revenue, some of which had to be independently calculated, and applied the 
growth scenarios to the average estimated cost and revenue and the fiscal impact over the next 25 years.  
To finish, we also developed three debt scenarios to show how New Windsor might approach its capital 








EXISTING CONDITIONS ANALYSIS AND GROWTH SCENARIOS 
DEMOGRAPHIC OVERVIEW  
SPECIFIC METHODOLOGY  
To better understand New Windsor’s existing conditions, we aggregated an array of demographic and 
socioeconomic data in different categories and compared New Windsor’s findings to Carroll County and the 
Baltimore region. 
The town’s revenue is significantly influenced by population growth, and an increase in residential population 
will yield greater revenue, offsetting the financial burden from the capital improvements. Our existing 
conditions serve as a foundation for the three growth scenarios, particularly scenario one, which is dependent 
on the town’s historical growth rate. By analyzing existing conditions, we can identify demographic and market 
trends that provide insight into ways the town can drive population growth and increase revenue. 
POPULATION 
New Windsor has a relatively small population with above-average annual growth in the region. With a 
population of 1,396 in 2010 and 1,482 in 2020, New Windsor saw a 6% growth in population, higher than in 
Carroll County (3%) or the BMC region (5%). 
 



















Between 2010 and 2020, New Windsor saw a higher increase in total households relative to Carroll County 
and the Baltimore region—43 new households, an 8% increase. This is higher than the 4% household growth in 
in Carroll County and the 4.26% increase in the BMC. This historical growth rate for New Windsor is the basis of 
the first growth scenario.  
 





FIGURE 2: PERCENT CHANGE IN TOTAL HOUSEHOLDS, 2010-2020
 
 
AVERAGE HOUSEHOLD SIZE 
The average household size in New Windsor decreased slightly, from 2.65 in 2010 to 2.60 in 2020, indicating 
a slight trend toward smaller households.  
 

















AGE DISTRIBUTION  
The current age distribution dynamics in New Windsor provide critical insight into market trends. The rapid 
growth in individuals between the ages of 65-79 suggests that New Windsor has features that appeal to 
seniors. The town can leverage this finding to build on the attributes attractive to seniors, thereby attracting 
more residents and building a larger population.  
 
Between 2010 and 2020, New Windsor saw a rapid growth in residents aged 65-79—a 76% increase. This is 
significantly higher than in Carroll County (50.54%) and the Baltimore region (48.20%). Similarly, the town saw 
a relatively small contraction in the number of residents aged 35-49 over this ten-year period, with a decrease 
of 17%.  
 
These findings suggest that the town is appealing to seniors, which New Windsor might use to increase its 
population by investing in the attributes that seniors find attractive. Similarly, the contraction in individuals 
aged 35-49 suggests an opportunity for growth in this cohort, which can be especially beneficial given the fact 
that this age group has higher spending power than seniors.  
 
 
TABLE 4: AGE DISTRIBUTION IN NEW WINDSOR, 2010-2020 
 










TABLE 6: AGE DISTRIBUTION IN THE BMC REGION, 2010-2020 
 
                           
 










RACE AND ETHNICITY  
New Windsor hasn’t seen much change in the racial demographic distribution over the past 10 years, apart 
from the Hispanic community, which has seen significant growth at 117% over the past ten years. However, 
this statistic only represents a small proportion of the town population. The ethnic makeup in Carroll County 













TABLE 7: RACE AND ETHINICITY DISTRIBUTION IN NEW WINDSOR, 2010 -2020 
 
TABLE 8: RACE AND ETHINICITY DISTRIBUTION IN CARROLL COUNTY, 2010-2020 
 






FIGURE 6: NEW WINDSOR RACE DEMOGRAPHICS, 2020
 





FIGURE 8: BMC REGION RACE DEMOGRAPHICS, 2020 
INCOME 
Carroll County and the Baltimore region have seen an increase in median income. This is especially true of 
Carroll County, which saw a significant increase. This growth suggests an opportunity for New Windsor; it might 
leverage Carroll County’s increase to attract higher-income earners by offering products tailored to this group. 
  
Between 2010 and 2020, New Windsor saw a 3% decrease in median income. Meanwhile, Carroll County saw 
a 20% increase in its median income and the Baltimore region saw a 7% increase. Nevertheless, New Windsor 
remains quite affluent; income earners in the $100,000-$149,000 bracket are the town’s largest cohort.  
  
The decrease in New Windsor’s median income suggests that the town is an outlier relative to its surrounding 
regions and presents an opportunity to capture the higher income earners in Carroll County. If New Windsor 
offers a product tailored to the higher-income cohort, the town can capture a significant proportion of this 
demographic, thereby benefiting from an increased population that has higher spending power. Furthermore, 
the decrease in the town’s median income may be due to the increase in the senior population, as this 












FIGURE 9: INCOME DISTRIBUTION IN NEW WINDSOR, 2020  
 














New Windsor saw a relatively high increase in renter-occupied units over the past ten years, while also seeing 
an increase in the number of vacant properties.  
 
Between 2010 and 2020, the proportion of occupied households in New Windsor grew by 8%, while the 
proportion of renter-occupied households grew at 24%, suggesting a significant increase in the number of 
residents renting out their housing for additional income. Meanwhile, the number of vacant properties 
increased by 15%, less than the rate increase in Carroll County (20%) and slightly higher than in the Baltimore 
region (12%).  
 
The relatively high renter-occupied population suggests that residents are seeking additional income. However, 
the increased vacancy rate is not a major concern; similar trends are seen in Carroll County and the Baltimore 
region. It’s important to note that these growth projections don’t consider vacant properties. All housing units 
are expected to be filled. Therefore, estimates of the number of housing units needed to be built may be low.  
 
TABLE 12: VACANT PROPERTIES IN NEW WINDSOR, 2010-2020 
 
TABLE 13: VACANT PROPERTIES IN CARROLL COUNTY, 2010-2020 
 









Between the years of 2010 and 2020, New Windsor saw a significant increase in the number of family 






In 2010, family households comprised 69% of total households, which increased in 2020 to 72%. However, all 
43 added households in this ten-year period were family households. This rate of growth in family households 
is far higher than in Carroll County or the Baltimore region. 
 
This significant growth suggests New Windsor has features attractive to families. The town can capitalize on 
this finding to deliver products tailored to families, helping increase this population demographic.  
 
TABLE 15: TENURE IN NEW WINDSOR, 2010-2020 
 
TABLE 16: TENURE IN CARROLL COUNTY, 2010-2020 
 
TABLE 17: TENURE IN THE BMC REGION, 2010-2020 
 






New Windsor saw relatively high rates of housing development in the 1960s and 1990s. The number of homes 
built between 2000 and 2009 was 6% of the total housing units, lower than the rate in Carroll County (14%) 
and the Baltimore region (10%). Of percent of houses built in New Windsor between 2010 and 2013 was 
0.37%, while no new homes were built in 2014 or later. 
TABLE 18: YEAR BUILT 
 








SINGLE-FAMILY HOME SALES 
The trend in single-family home sales indicates that families are moving to New Windsor at rates higher than 
other groups and find the town appealing.  
 
Most single-family homes sold in New Windsor between 2019 and 2021 featured four bedrooms or more, with 
a median sale price of $450,000.  
 
Larger units seem to be more popular among residents. Larger properties at similar prices should be the 
target, as the town can capitalize on family households moving to the town by offering larger products tailored 
to their needs.  
 
 





FIGURE 14: AVERAGE PRICE PER SF ($)
 
TOWNHOUSE SALES 
In a methodology similar to single-family home sales, we analyzed the town’s townhouse sale price distribution 
between March 2019 and March 2021, using data from Redfin. This information was split by sale price range, 
as well as the size of each unit sold, with analysis of the median sale price, average sale price, average unit 
size in square feet, median price per square foot, and average price per square foot.  
Townhouse sales in New Windsor saw a relatively high proportion of three-bedroom properties sold at a 
median price of $361,745, though overall figures are quite low.  
 





SALE PRICE TRENDS 
The sale price trends for New Windsor, Carroll County, and the Baltimore region all saw a consistent upward 
trend in real estate prices. All three areas have generally increased, swapping prices but generally moving in 
the same upward trajectory.  
 







PROJECTION METHODOLOGIES  
This report analyzes demographic trends in New Windsor using data drawn from Esri. Projected growth rates in 
population, households, and average household size were provided by the Baltimore Metropolitan Council and 
Maryland Department of Planning (MDP).  
Data describing New Windsor compared to Carroll County and the Baltimore region provide context for the 
report, and a sense of scale for trends in the area. For 25-year projections in the Baltimore region, Carroll 
County, and New Windsor, we calculated the estimated growth rates in traffic analysis zones (TAZ), specifically 
TAZ1032, TAZ1033, Carroll County, and Baltimore region using BMC and MDP projections, then applied those 
growth rates to 2020 estimates for population, households, and average household size obtained from Esri. 
For the estimated growth rate of New Windsor, we used TAZ-level data from BMC because it doesn’t provide 
town-level projections and New Windsor is part of TAZ1032 and TAZ1033. 







For demographic projections, we have five projections from BMC and MDP. BMC projections include all town, 
county, and region levels, but our town level projection is based on TAZ1032 and TAZ1033 because there is no 
projection for New Windsor. Data from TAZ1032 and TAZ1033 was used to make the projections for town level 
since New Windsor is part of those zones. MDP projections only cover the county and region.  
BALTIMORE METROPOLITAN COUNCIL  PROJECTIONS 
The BMC projects a 9.0% growth rate for the Baltimore region’s population from 2020-2045, with the number 
of households growing by 11.5%, and the average household size decreasing by 2.2%. The BMC projects a 
9.4% growth rate for Carroll County’s population from 2020-2045, with the number of households growing by 
12.2%, and average household size decreasing by 2.5%.  
The BMC’s projection growth rate for New Windsor’s population from 2020-2045 is 3.5%, with the number of 
households growing by 7.2%, and average household size decreasing by 3.5%. New Windsor’s population, 
households, and average household size growth rates are slower than both Carroll County and the Baltimore 
region. The County’s population and household growth rate are faster than the Baltimore region, but its growth 










Source: 2020 Data Sourced from Esri 
MARYLAND DEPARTMENT OF PLANNING PROJECTIONS 
MDP projects an 8.7% growth rate for the Baltimore region’s population from 2020-2045, with the number of 
households growing by 10.3%, and average household size decreasing by 1.9%. Its projects a 9.0% growth rate 
for Carroll County’s population from 2020-2045, with the number of households growing by 11.0%, and 
average household size decreasing by 3.0%. Carroll County’s population, household’s growth rates are faster 



















This report examines three growth scenarios for New Windsor from 2020 to 2045, which are based on BMC 
projected growth rates, for  Carroll County and New Windsor’s historical growth rates.  
Using New Windsor’s historical growth rates shows the most increase in numbers of households and 
population, increasing by 21.7% and 16.1% over the next 25 years. Using BMC’s projected shows a minimal 
increase in both households and population, increasing 7.2% and 3.5% over the next 25 years.  
In all three scenarios, growth rates for households are greater than those for population, which means the 
average household size in New Windsor will most likely get smaller in the future.  
TABLE 21: PROJECTED GROWTH SCENARIOS
 
Note: 
(a) Using BMC's projected growth rate for New Windsor to estimate the number of households and population for New 
Windsor from 2020-2045. 
(b) Using BMC's projected growth rate for Carroll County to estimate the number of households and population for New 
Windsor from 2020-2045. 
(c) Using the historic growth rate for New Windsor from 2010-2020 to estimate the number of households and population 






FISCAL IMPACT ANALYSIS OF GROWTH SCENARIOS  
METHODOLOGY 
All the cost numbers used in the fiscal impact analysis are from the FY21 budget.  
After all the possible costs were listed, we determined which ones were variable, that is those expected to 
increase as population and housing increase. Those aren’t variable don’t contribute to the costs we’re 
examining for the fiscal impact of growth. After determining which costs were variable, we divided total costs by 
the number of households to determine an average cost per household for each budget category.  
Most of the revenue projection figures also came from the budget, however it should be noted that we chose to 
use only residential tax. Some of the revenue sources required independent calculations. For example, water 
utility revenues were projected based on rates, fees, and average consumption.  
We then applied the growth scenarios to the cost and revenue estimates to estimate their fiscal impact over 
the next 25 years.  
Finally, we developed three debt scenarios providing a range of perspectives on how New Windsor can 
approach its capital improvement projects. These debt scenarios are compared to the fiscal impact scenarios, 




CAPITAL IMPROVEMENT PLAN 
CAPITAL IMPROVEMENTS IMPACT 
New Windsor is considering considered a number of infrastructure improvements. The  projects are ranked by 
priority in the chart below. The ranking shows the impact of the most important projects, as well as the impact 
of completing all the projects. The debt service per project is the monthly cost of paying back loans required to 
undertake these projects. All capital improvement projects were estimate at a 0.4% interest rate and 
calculated using the assumption that monthly payments would occur over 10 years.  
 
DEBT SERVICE IMPACT 
The bulk of the capital improvements cost comes from debt service—paying off loans. The highest priority 
capital improvement projects are those upgrading the town’s sewer and water system. Most of these projects 
are priority one projects, meaning they are very likely to occur. The next tier of improvements, Debt Service 2, is 
not too far from debt service for Debt Service 1 projects. Debt Service 3, which is completing all projects, is 
almost twice as much as the cost of Debt Service 1; the main spring replacement is by far the most expensive 
project, almost double the cost of priority one and two projects.  
EVALUATION OF CAPITAL UPGRADES ON TOWN BUDGET  
Since Debt Service 2 has a nearly identical cost to Debt Service 1, it is advised to go through with both. This 
would greatly improve the town’s sewer and water system, which is expected to become its highest revenue 
source. The expected revenue will cover the costs for all projects, making it likely that New Windsor can 
continue with all projects.  
However, the growth scenarios and expected revenue numbers must be met to afford all capital projects. It’s 
also important to note that if the town meets growth scenario one, hooking every household to sewer and 
water may be a worthwhile investment and even allow for the completion of all priority levels of projects. 
COSTS 
TABLE 22: SUMMARY OF COSTS 
This cost summary includes all the costs for the town of New Windsor. The table shows the total costs for each 
growth scenario and total costs without EEF, the sewer and water costs, included. Both are included because 




important to note that a utility like, water or sewer, is usually revenue neutral, so even if the town could 
generate revenue from the utility, they could also cut their costs and revenues for EEF. Showing the EEF 
numbers allows that examination.  
In Table 22, the highest expenditures are on water and sewer, and public works; every house needs constant 
access to water and sewer, and public works are an ongoing expenditure. Cutting the water and sewer 
expenditure reduces the total FY21 costs per household by almost half, and also drastically reduces the costs 
for each growth scenario. Cutting the EEF costs in the fiscal model also cuts the costs of debt service and 







TABLE 23: REVENUE SUMMARY 
The revenue summary combines all revenues and includes a total without EEF revenues as done in the cost 
analysis. Any revenues listed as $0 are deemed not variable and won’t increase with growth. 
As shown in Table 23, the largest contributors to revenue are EEF revenues, making up 95% of all revenues in 
each growth scenario. However, the assumptions for EEF revenues are generous. If the town were to make 
money off the EEF revenues they would go down to zero, since EEF revenues are supposed to be revenue 
neutral. Therefore, it’s worth looking at the revenues without EEF, which shows that residential real property 
tax calculations generate the revenue. This revenue is highly variable—more people means more households, 
which increases residential tax revenues. However, New Windsor would need to build new properties that meet 
the market to increase this residential tax revenue. 
Certain revenue sources required calculations to obtain an accurate number. For example, building permit 
revenue was calculated by multiplying the permit fee by the number of projected households in each growth 
scenarios. The building permit fee is a one-time fee for each new house. Impact fee revenues were calculated 
using the same method. Income tax revenues were calculated by multiplying 2020 median income by the 
projected population. This number was then multiplied by the income tax rate and divided by 100. Sewer and 
water revenues were found by multiplying rates and charges by average water use per household, then 
multiplied by 25 for an estimate of how much revenue sewer and water will generate over the 25 years of 
projected growth.  
The analysis includes only residential property tax revenues, under the assumption that no new office or retail 
buildings would be built. We didn’t apply a vacancy rate to projected new units and we assumed all new units 






TABLE 24: NET FISCAL IMPACT 
Within Table 24 shows the net fiscal impact of each growth scenario with completing projects at each priority 
level. In each scenario, the town analysis shows that the town could generate between one and four million 
dollars every year. However, this rate is unlikely. It’s more likely that growth scenario one would generate 
revenue, based on findings from the existing conditions analysis in which the town’s growth rate is slowing 
compared to its historical growth rate. So, with EEF revenues included, the most likely outcome is that the town 
generates about one million dollars annually, though it must be emphasized that the level of growth in scenario 




TABLE 25: NET FISCAL IMPACT WITHOUT EEF COSTS AND REVENUES 
Table 25 shows net fiscal impact for the town, without the EEF costs and revenues. We believe these to be 
more realistic scenarios than the previous scenarios with the EEF costs and revenues.  
Since water and sewer revenues are usually revenue neutral, any time the town might make a profit on them, 
they would reduce back to zero. Not including them provides a more realistic look at the fiscal impact of growth 
in New Windsor.  
The most realistic scenario is growth scenario one, seen below in Table 25. It puts New Windsor “in the red” as 
far as offsetting costs with growth. Scenario two sees the generating a profit until it implements the third level 
priority projects. Scenario three is the best outcome for New Windsor generating revenue with all projects 
completed. Should the town want to offset the costs of these projects with revenues from growth, scenario two 
would be the most realistic for the town to pursue but would require it to aggressively increase growth as well 




SUMMARY OF FINDINGS 
 
The exploratory analysis of demographic data gave the team significant insight into the town and itself and 
modeling growth scenarios. New Windsor is a small rural community, appealing to upper-middle class 
households and retired or near retirement older couples and individuals. Analysis indicates that the town’s 
population is aging, placing a higher emphasis on smaller household sizes. The existing conditions analysis 
provided New Windsor’s historic household growth rate of 8% over the last decade, which we used as a 
baseline growth rate for projections.  
 
The team created five projections from Baltimore Metropolitan Council (BMC) and Maryland Department of 
Planning (MDP). The BMC projections include town, county, and regional levels, with the town level projection 
based on traffic analysis zone (TAZ) data. MDP projections were only included at the county and region level.  
 
Growth rates were calculated from BMC and MDP for corresponding areas, and then applied to 2020 Esri data. 
Three resulting scenarios project household and population growth for New Windsor over the next 25 years. 
The scenarios are based on New Windsor’s growth rates from BMC’s projection, Carroll County’s growth rates 
from BMC’s projection, and New Windsor’s historical growth rates. Basing the three scenarios on New 
Windsor’s historical growth rate will show a large increase in households and population; using BMC’s 
projected growth rates show a smaller increase in households and population. 
 
This report’s fiscal models help the town estimate the fiscal impacts of different growth scenarios. The model 
uses estimated costs and revenues along with the town’s planned capital improvements. The model can be 
adapted to new or adjusted data and plans.  
 
The analysis found it would be difficult for the town to pay for improvements if it follows its current growth trend 
(scenario one). If the town expands growth minimally, as seen in scenario two, it can expect to afford some but 
not all the improvements. Lastly, growth scenario 3, which projects the highest amount of growth, is the only 
scenario that could fully cover the cost of these improvements but would require massive policy changes on 
the town’s end to account for said growth. It is important to once again emphasize that these three scenarios 
are not likely to happen on their own but are baselines if the town decides to implement change regarding 
population growth. 
 
 
